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�� Reviewed the Cultural Resources Survey of Essex Reviewed the Cultural Resources Survey of Essex 
County by Ulana Zakalak, Historic Preservation County by Ulana Zakalak, Historic Preservation 
ConsultantConsultant

�� Consulted with various officials of the Village of Consulted with various officials of the Village of 
South Orange.South Orange.

�� Collected and reviewed historic preservation Collected and reviewed historic preservation 
literature from local communities, libraries, the literature from local communities, libraries, the 
Internet, and interview/survey.Internet, and interview/survey.

�� Developed recommendations for an Historic Developed recommendations for an Historic 
commission, preservation ordinance, and commission, preservation ordinance, and 
suggested preservation guidelines specific to the suggested preservation guidelines specific to the 
preservation of the Village of South Orange.preservation of the Village of South Orange.
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� Municipal Land Use Law (Article 14A) recognizes the relationship between 
planning and protection by including an historic preservation plan element as 
an optional element of the municipal master plan.

� MLUL enables municipalities to designate and protect historic sites and 
districts through the passage of a local zoning ordinance. 

� Review of the local historic preservation ordinances studied by the Committee 
revealed that each town tailors their ordinance to what is deemed important to 
that particular municipality. 

� As part of a local zoning ordinance, municipalities can establish an Historic 
Commission to carry out the objectives of the ordinance.



� Must consist of five, seven, or nine members plus one or 
two alternates. 

� Must include at least one member from each Class: 
� Class A: a person knowledgeable in building design & 

construction, or architectural history, who may reside within or
outside the municipality

� Class B: a person knowledgeable in local history, who may reside 
within or outside of the municipality

� Class C:citizens of the municipality, who hold no other municipal 
office or employment except membership on the Planning Board or 
Board of Adjustment
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The Historic Commission can:

• Prepare an architectural survey of historic sites.  Professional
historic preservation consultants are hired to complete such 
surveys.  There are two general types of surveys: 
‘Reconnaissance or Windshield’ level and ‘Intensive’ level.

• Recommend to the Village Trustees the designation of 
historic sites (buildings, structures, monuments, landscapes, 
vistas, etc.) and historic districts;

• Make recommendations to the Planning Board on the historic 
preservation plan element of the Master Plan;



• Advise the Planning Board on the inclusion of historic sites in 
the recommended capital improvement program;

• Carry out other educational and informational functions to 
promote historic preservation in the municipality; 

• Develop design guidelines to be applied to historic sites and 
districts.

• The rulings of the Historic Preservation Commission may 
either be regulatory or advisory, and may be forwarded to 
either the Planning Board or an administrative officer of the 
municipality. 
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� A regulatory commission enforces its 
recommendations.  

� An advisory commission makes its recommendations 
to the Planning Board and the Planning Board can 
take action (or not) on the commission’s 
recommendations.
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� Yes.  The Montrose Park Historic District is a designated State 
and National historic district within South Orange.  

� The following properties are also on the State and National 
Registers:

� Village Hall
� The South Orange Fire Station
� The South Orange Train Station
� Mountain Train Station
� The Old Stone House
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� In addition to the Montrose Park Historic District, there are 6 other 
potential historic districts within South Orange identified in the 1986 
Cultural Resources Survey of Essex County:

� Hillside Place Historic District
� Meeker Street Historic District
� North Ridgewood Road Historic District
� Prospect Street Historic District
� Riggs Place Historic District
� South Ridgewood Road Historic District

� In addition to the Essex County Survey, the Committee suggests that the 
Village of South Orange might also want to consider whether particular 
objects or landscapes should be considered historic sites (e.g., gas lamps, 
significant gate posts or stone walls, the Meadowlands, or significant trees, 
etc.).
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� Historic Properties in New Jersey can be nominated for preservation in 
three distinct ways:

� The National Register of Historic Places 
� New Jersey Register of Historic Places
� Municipal or Local Designation 

� In this way, each municipality in New Jersey can take the option to 
develop its own Historic Preservation Plan Element and determine the 
optimal way in which it can preserve its historic resources.  Therefore, the 
majority of protections for historic properties in New Jersey are developed 
within the municipality. 
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� A 1997 study by the Rutgers Center for Urban Policy Research, 
titled “The Economic Impacts of Historic Preservation” 
revealed that the benefits of enacting historic preservation 
commissions/legislation far outweigh any perceived drawbacks. 

� Historic properties are perceived as valuable, and historic 
districts are seen as desirable neighborhoods.  As a result, 
property values often stabilize or increase. 
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• Funding for Historic Preservation Commissions and municipalities can be obtained 
through grants from the State of New Jersey and are available to local commissions 
which have qualified as Certified Local Governments (CLG).

• Grant monies are also available through private foundations, but generally these 
grants are geared toward public owners of properties such as historical societies and 
museums.  These monies are generally for preservation or educational purposes. 

• Although limited at this time, financial incentives for private owners are available 
through tax credits at the Federal level and soon to be available at the State level. 

• Federal tax credits are available to individual property owners of historic property 
that is listed on the National Register of Historic Places, if the owner undertakes 
rehabilitation on the property that is in keeping with the Secretary of the Interior’s 
guidelines, andif the property is used for commercial purposes.

• At the state level, the Historic Property Reinvestment Act (HPRA -Senate Bill 
860/Assembly Bill 600)is pending. 
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• The Village of South Orange Ad Hoc Committee to Study Historic 
Preservation Commission recommends that the Village of South Orange 
establish an Historic Commission and Historic Preservation Ordinance 
along with the subsequent modifications to the Village Master Plan.  

• By establishing a commission and developing a local ordinance, the Village 
of South Orange will acknowledge and celebrate its historic past and 
safeguard its historic landmarks and resources for the future. 

• South Orange has remained a unique and desirable commuter community 
since its earliest years. Much of what we see today in terms of architecture, 
tree-lined streets, gas lamps, slate sidewalks, and distinct neighborhoods, 
remains intact due to the foresight of the Village’s earliest developers.  



• Current real estate trends, however, could place these historic 
characteristics of our Village at risk, as developers seek to subdivide 
larger lots, combine smaller lots, tear-down older distinctive homes to 
build “McMansions”, or build new structures that do not fit within the 
context of their neighboring architecture.  

• The distinctive neighborhoods, architecture, and streetscapes of our 
Village merit the protection that an Historic Commission and Preservation 
Ordinance would provide. 

• It is clear, through this Committee’s research, that the Village of South 
Orange can carefully construct an Historic Preservation Commission and 
Ordinance, as other municipalities have already done, that would maintain 
what we see today in a fashion that would not only be sensitive to the 
needs of our community and residents, but would also seek to provide 
reasonable protection with minimal restrictions.
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• The Committee recommends the following: 

1. The Village Trustees should consult with the Village Planner, 
Planning Board, and an experienced Preservation Lawyer to amend 
the Village Master Plan to include an Historic Preservation Plan
Element.

2. The Historic Preservation Plan Element should establish by ordinance, 
an Historic Preservation Commission.  The Commission should be 
based upon or pursue the following:
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a. The Village Trustees should appoint the members of the 
Commission based upon the principles of composition defined in 
MLUL. 

b. It is recommended that the Commission be a regulatory body;  
the reviews and decisions of the Commission should be binding. 
In this way, the Commission will be able to enforce the 
Preservation Ordinance.  In addition, this would facilitate the 
approval process as in the instance where Commissions are only 
advisory in capacity, residents may also need to appear separately 
before another municipal board such as the Planning Board for 
approval. 
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c. The Historic Preservation Commission, in consultation with the 
Village Planner, Planning Board and/or experienced Preservation 
Lawyer, should craft an Historic Preservation Ordinance.  (See 
Recommendation 3 for more details.)

d. The newly composed Historic Preservation Plan Element of the 
Village Master Plan should immediately identify and locally 
designate historic districts and properties which are already 
designated on the New Jersey State and National Register of Historic 
Places (e.g., the Montrose Park Historic District, Village Hall, the 
Village Fire Station, South Orange Train Station, Mountain Train
Station, and the Old Stone House).
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e. The Historic Preservation Commission should be charged with 
researching the potential designation of other historic resources 
within the Village of South Orange, such as those already 
identified as potential sites in the Cultural Resources Survey of 
Essex County (1986), via professional survey.  As new 
properties/districts are identified and locally designated, the 
Village Master Plan should be reviewed to incorporate these new 
sites into the Historic Preservation Plan Element of the Master 
Plan. 

f. The Commission and Village Trustees should also consider 
whether particular objects, landscapes, or vistas should be 
considered historic sites (e.g., gas lamps, significant gate posts or 
stone walls, the Meadowlands, or significant trees, etc.).
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g. The Commission should provide technical assistance to applicants and 
offices of the municipality to provide research guidance to helpin the 
sensitive design of improvements. This technical assistance should be both 
helpful to the applicant and should facilitate that applicant’s petition for 
work.

h. As a part of its mission to educate the public, the Historic Commission 
should provide educational materials, or forums relating to:  history, 
preservation, and Village ordinances.  The Commission’s role in this area 
would foster civic pride in the history and architecture of South Orange as 
well as provide awareness and understanding of the worth of districts, 
buildings, sites, landmarks, etc; and furthermore help residents find methods 
of preservation to enhance their properties. 

i. The Commission should promote the understanding and appreciation of the 
Village’s historic resources through educational programs and literature.
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j. Decisions rendered by the Commission should be based on a broadly defined 
set of historic preservation principles appropriate to South Orange.

k. The Commission should make zoning suggestions to the Planning Board to 
coordinate with and reinforce the goals of the Historic Preservation 
Ordinance. 

l. The Committee recommends that the Historic Commission does not have 
power to, or should not attempt to regulate architectural character in non-
designated areas or non-designated structures beyond the objective zoning 
criteria that can be readily defined and enforced by the Planning Board.

m. The actions of the Historic Preservation Commission should be timely and 
reasonable. The commission should issue predictable responses based on 
precedent and common community values. 
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3. The Historic Preservation Commission, in consultation with the Village 
Planner, Planning Board and/or an experienced Preservation Lawyer, should 
craft an Historic Preservation Ordinance, the principles and goals of which 
should be in line with the goals and directions of the Village Master Plan. The 
Village Trustees should appoint the members of the Commission based upon 
the principles of composition defined in MLUL. 

a. The Historic Preservation Ordinance should be written in a clear and 
informative manner and should work as an overlay to the existing
Village-wide zoning ordinance.  The Historic Preservation Ordinance 
would only apply to those individually designated or districted 
properties. 

b. Properties, whether residential, religious, or commercial, located within 
a designated Historic District, or if individually designated, would be 
required to go before the Historic Commission for approval to exterior 
modifications/changes/alterations, visible from the street.
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c. The Ordinance should clearly define classifications of work on historic 
properties as either Major or Minor Applications.  Minor Applications 
would be expedited.  Suggested definitions follow:

1. Major work could consist of actions such as: new construction; 
major exterior alterations; demolitions; and relocations and 
would require a full, public Commission hearing and result in a 
Certificate of Appropriateness if approval is granted. 

2. Minor work could be reviewed in an expedited manner, without 
public hearing, by the Commission Chair and could include 
improvements such as: roof repairs and replacements; window 
replacements; awning installations; minor air conditioning and 
heating modifications visible from the street; and paving. Minor
work applications would result in the issuance of a Permit for 
Minor Work.  The Commission Chair could, however, decide 
that a full Commission hearing is required upon reviewing a 
minor work application if indeed it is a more complex project. 
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d. New Construction in Historic Districts – The Historic Preservation 
Commission should review proposals for new construction and major 
renovations of properties within historic districts for aesthetic character 
and to provide suggestions for how the new construction can fit within 
the context of its surrounding structures/properties.

e. Cell Towers should be prohibited from Historic Districts or on Historic 
structures.

f. If an historic building or site is approved for demolition by the 
Commission and Village , the owner of the property should be 
responsible for appropriate documentation of the building or site via 
photographic record and architectural plans.  These records would 
become a part of the Village archives. 

g. If during demolition or excavation of Village property, whether 
publicly or privately owned, any archaeological find is made, there 
should be a sufficient pause in the work in order to determine the nature 
of the site and whether it should be appropriately excavated before 
demolition or excavation continues. 
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4. The Village should apply for status as a Certified Local Government (CLG), 
to enable South Orange to apply for grant monies.   The Committee 
recommends that the Village Trustees, and its legal advisors, review the 
requirements of the National Park Service and the SHPO’s CLG Program, 
and design the proposed South Orange Historic Preservation Ordinance to 
meet these requirements.

5. Further analysis is recommended for commercial areas of the Village. The 
Committee has focused primarily on residential areas. The Committee met 
briefly with the Design Committee of Main Street South Orange and supports 
MSSO’s concept of developing design guidelines for the downtown areas. As 
much of the downtown area does not fit into any suggested Historic Districts 
at this time, an Historic Commission in South Orange would only have the 
ability to comment on downtown development, but would welcome any 
consultation from the Village on such matters.
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6. The Village Planner, Planning Board and Historic Commission, should also 
explore appropriate modifications to the present Village-wide zoning
ordinanceswith the goal of reinforcing sound planning and preservation 
principles for the entire village with the aim to positively impact how new 
construction fits with the scale of its surrounding structures and spacing of 
such structures.  By reviewing Village-wide zoning these zoning changes 
would cover all structures regardless of whether or not they have been 
designated as historic. The Committee recommends that the following items 
be further studied and considered for inclusion in the current zoning: 

a. Professional review of Village-wide municipal zoning in order to 
promote open space, determine density and control subdivision. 

b. Professional review of the bulk, height and location on the site for any 
new construction or addition would also be prudent in order to try to 
ensure that new construction/additions are not over-scaled and out-of-
context relative to surrounding structures/properties.
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c. Present ordinance height restriction in all zoning districts is not sensitive to 
the majority of residential architecture in the village (which is generally 
higher).  The Committee suggests a maximum height of 35 feet for pitched 
roofs, with a lower standard for ‘flat’ roofs.  The Village may also want to 
grant leeway for the height of residential structures in order for them to be 
compatible with residences within a 200 foot radius.

d. Addition of a differential between impervious surface coverage versus 
building coverage.

e. Similar guidelines would apply for major expansion of existing structures as 
for new construction. A major expansion of an existing house should not 
exceed the limits established for a new house. 

f. Prohibit identical house designs on neighboring lots to encourage a variety of 
homes within new subdivisions or established neighborhoods.

g. Prohibit manufactured housing.
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h. Review of the approval process for demolition of properties that are not 
within designated Historic Districts, or which are not individually designated 
historic properties.  The Village may want to include that approval for 
demolition should be contingent on the owner submitting an accompanying 
plan for reuse of the property that complies with the terms of the zoning 
ordinance.

i. In addition, until the designation of structures and/or districts takes place, 
and until Zoning and Master Plan amendments can be studied by the 
Commission and the Planning Board, permits for demolition and approval 
for subdivisions should be subject to review by the Planning Board in  
consultation with the Historic Preservation Commission. 

7. The Village Trustees may want to consider reestablishing a Tree or Shade 
Commission which would serve to identify locations where trees require pruning, 
removal, replacement, or addition.  In addition, the Tree/Shade Commission would 
recommend trees in keeping with the height, caliper and style of the sweeping trees 
of the past. 
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• The Members of the Ad Hoc Committee express thanks to the Village Trustees for 
resolving to form this Committee and for their willingness to explore ways in which 
South Orange can preserve its historic resources.

• The Committee would like to thank Village Trustees Mark Rosner and Arthur Taylor for 
their support and input as committee liaisons.

• The Committee extends thanks to the following staff members at Village Hall, for their 
support during this year-long process:  Lynn Cucinello, John Gross, Laura Harris, Sal 
Renda, and Marjorie Smith.

• The Committee  thanks Ginny Kurshan and Ginny Needham-Doyle, as members of 
Maplewood’s recent Ad Hoc Committee and current members of the Maplewood 
Historic Commission, for their support, advice, knowledge, and resources.

• The Committee also thanks Naoma Welk for graciously allowing the Committee to 
paraphrase text from “Images of America South Orange”.

• The Committee acknowledges the members of each Historic Commission who agreed to 
meet with the Ad Hoc Committee, or who were interviewed during the survey process.

• The Committee also acknowledges the financial support of the Montrose Park Historic 
District Association which provided all expenses for photocopying and materials. 



Example of a non-contributing pre-fabricated home next to a 

contributing historic home in the Montrose Park Historic District.



Example of a non-contributing ranch home next to a 

contributing historic home.  Note the difference in style and scale.



Example of a non-contributing home in

The Montrose Park Historic District



Example of a new home in the Montrose Park Historic District built

to fit in with the Victorian style architecture of neighboring homes.



Note the squat Doric columns on this Tudor inspired home.



Note a similar home where the Doric columns have been 

removed and replaced with narrow columns. 



An example of a “Key” structure in the Montrose Park Historic District 

which although still contributing to the District, is no longer key 

due to the later use of vinyl siding.  Compare this vinyl siding…



To another home in the historic district which utilized a composite siding as a more

durable long-term replacement for failing wood siding.  This solution maintains 

more of the original character of the home’s original wood siding, than vinyl siding.



This garage is an example of a new structure, built to fit in with the style of its 

Victorian home.  It is also another example of composite wood siding.  Note as well, 

the brackets supporting the soffit.  These brackets are made of Fypon structural foam, 

a less expensive solution than custom wooden brackets.  



Examples of four houses with various vent and 

windows at the third floor.



Example of replacement windows that are too small.



Example of shutters that are shorter than the windows 

and mounted flat to the house.



Example of a period shutters that fit the windows and 

are mounted on the window frame.



Example of a Victorian Home which lost its second and third story to fire.  

A modern cupola has been added as a second floor.



Example of a Brick Colonial Revival contributing home in

the Montrose Park Historic District.



A Montrose McMansion:  Example of a similar brick Colonial Revival Home in 
the Montrose Park Historic District where all original windows have been 

replaced with vinyl replacement windows.  The wing to the left has been coated 
in stucco.  Paladian windows were removed from the wing.  An attached garage 

has been added at an agngle to a newly added wing to the home.  



Rear view of the McMansion.  You can see parts of the original Brick Colonial

Revival Home which is now wrapped in varying additions.



Example of an addition to an existing Victorian home which matches the

original lines of the home, maintaining its Victorian nature. 



Example of a port-cochere added to this Victorian home which is in keeping

with the home’s original architecture.



Example of a portico added to this brick Colonial Revival.  

Sensitive additions like this one look as though they were always there.


